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City of Galveston 
May 16, 2022  

22LC-014 STAFF REPORT 
ADDRESS: 
2202 Mechanic / Avenue C 
 

LEGAL DESCRIPTION: 
Property is legally described as the M. B. 
Menard Survey, South 51 Feet of Lots 8 
and 9 (8-2), Block 622, in the City and 
County of Galveston, Texas.  
                              
APPLICANT: 
Michael Culpepper 
 
PROPERTY OWNER: 
Michael and Adrienne Culpepper 
 
ZONING: 
Central Business, Historic 
(R-3-H) – Galveston Landmark 
(Reymershoffer Building) 
 

 
HISTORIC DISTRICT:  
Strand-Mechanic Historic District. 
 
REQUEST: 
Certificate of Appropriateness to restore 
window openings and install new 
windows 
 
STAFF RECOMMENDATION: 
Approval with Conditions 
 
EXHIBITS: 
A – Applicant’s Submittal 
B – Historic Photos 
 
STAFF: 
Daniel Lunsford, Senior Planner 
dlunsford@galvestontx.gov 
409-797-3659 
 
 
 
 
 
 
 
 

Public Notice and Comment: 

Sent Returned In Favor Opposed No 
Comment 
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Executive Summary 
 

The applicant is requesting a Certificate of Appropriateness to restore previously blocked 
portions of window openings in the south and east façades of the building, add new 
windows, add decorative window casings accordingly if possible, as well as modify existing 
north façade windows (see attachment A for details).  The applicant proposes the 
windows to be aluminum-clad wood in a one-over-one configuration.  The window casings 
are proposed to be of brick and stucco. 

Zoning and Land Use 
 

 

Location Zoning Land Use 
Subject 
Site 

Central Business, Historic (R-3-H), Galveston 
Landmark (Reymershoffer Building) 

Commercial 

North Central Business, Historic (R-3-H) Commercial 
South Central Business, Historic (R-3-H) Commercial 
East Central Business, Historic (R-3-H) Commercial  
West Central Business, Historic (R-3-H) Commercial 

Historical and/or 
Architectural  
Significance 
 

 

Date ca. 1877 
Description Commercial 
Condition Excellent  
Style  Commercial 
Evaluation 
 

Contributing  

Design Standards for 
Historic Properties  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Historic Windows 
The character-defining features of a historic window should be preserved.  Historic 
windows can be repaired by re-glazing and patching and splicing wood elements such 
as muntins, frame, sill and casing.  Repair and weatherization is more energy efficient, 
and less expensive than replacement. If an original window cannot be repaired, new 
replacement windows should be in character with the historic building. 

 
2.14 Maintain original window proportions and components. 
Appropriate 

•  Preserve the position, number and arrangement of historic windows in a 
building wall (flexibility in modifying a window on the rear of a contributing 
structure may be considered. See “Locating Façade Improvements” on page 29 
for more information). 

•  Maintain the original size, shape and number of panes. 
•  Repair and maintain windows regularly, including wood trim, glazing putty and 

glass panes. 
•  Maintain historic art or stained glass. 

Inappropriate 
•  Do not enclose a historic window opening or add a new opening. 
•  Do not significantly increase the amount of glass on a primary façade as it will 

negatively affect the integrity of the structure. 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

2.15 Preserve the proportions of historic window openings. 
Appropriate 

•  Restore altered window openings on primary façades to their original 
configuration, when feasible. 

 
Inappropriate 

•  Do not reduce an original opening to accommodate a smaller window or 
increase it to accommodate a larger window. 

 
2.16 Match replacement window design to the original. 
Appropriate 

•  If the original is double-hung, use a double-hung replacement window, or a 
window that appears to be double-hung. 

•  Give special attention to matching the original design on a key character-
defining façade. 

 
2.17  Use materials that appear similar to the original when replacing a window. 
Appropriate 

•  Use the same material as the original window, especially on character-defining 
walls (preferred approach). 

•  Consider an alternative material only if the appearance of the window 
components will match those of the original in dimension, profile and finish. 

•  Use clear window glazing that conveys the visual appearance of historic glazing 
(transparent low-e glass is preferred). 

Inappropriate 
•  Do not use vinyl and unfinished metals as window materials. 
•  Do not use metallic or reflective window glazing. 
 

2.18  Match the profile of the sash and its components to that of the original window. 
Appropriate 

•  Maintain the profile depth of the sash, which steps back to the plane of the glass 
in several increments. 

 
Architectural Details  
Architectural details contribute to the character of a structure and some details are 
associated with specific architectural styles. Those details that are key character-
defining features should be preserved. The method that requires the least intervention 
is preferred. 
 
2.34 Preserve significant stylistic and architectural features. 
Appropriate 

•       Retain and treat exterior stylistic features and examples of skilled craftsmanship 
with sensitivity. 

•    Preserve storefronts, cornices, turned columns, brackets, exposed rafter tails, 
jigsaw ornaments and other key architectural features. 

•    Employ preventive maintenance measures such as rust removal, caulking and 
repainting. 

•     Minimize damage to historic architectural details when repairs are necessary. 
•     Document the location of a historic feature that must be removed and repaired 

so it may be repositioned accurately. 
•    Patch, piece-in, splice, consolidate or otherwise upgrade deteriorated features 

using recognized preservation methods. 



•    Stabilize or fix isolated areas of damage using consolidants. Epoxies and resins 
may be considered for wood repair. 

•     Protect significant features that are adjacent to the area being worked on. 
Inappropriate 

•   Do not remove or alter distinctive architectural features that are in good 
condition and can be repaired. This includes cast iron storefronts, columns, 
windows, molding and trim, and cornices. 

 
2.37 If repair is impossible, replace an architectural feature accurately. 
 Appropriate 

•   Use a design that is substantiated by physical or pictorial evidence to avoid 
creating a misrepresentation of the building’s history. 

•     Use the same kind of material as the original detail when feasible. However, an 
alternative material may be acceptable if the size, shape, texture and finish 
conveys the visual appearance of the original. Alternative materials are usually 
more acceptable in locations that are remote from view or direct contact. 

•   If reconstructing an architectural detail is impossible, design a compatible 
interpretation by using a new feature that is similar to comparable features in 
general size, shape, texture, material and finish. The replacement must match 
the original in material, composition, design, color, texture and other visual 
qualities. 

Inappropriate 
•     Avoid adding architectural details that were not part of the original structure. 

For example, decorative millwork should not be added to a building if it was not 
an original feature. Doing so would convey a false history. 

Conformance with The 
Design Standards  
 

This request generally conforms to the Design Standards. Historic photos of the south 
and east façade indicate banks of three windows with some sort of decorative casings 
were present historically.  Other proposed windows and openings are located in 
Location C: Less Visible Secondary Wall. Preservation is still preferred, but additional 
flexibility exists for compatible replacement or alteration.  These windows are visible 
from 22nd Street; however, they are separated from the public realm by an adjacent 
one-story building.  Because of their location, both window openings and replacement 
windows may be appropriate here as well. 
  
The window openings facing Mechanic/Avenue C and Kempner/22nd Street will be 
surrounded by brick and stucco casing as shown in Attachment A if possible.  The 
applicant notes that this may not be possible based on the structural conditions of the 
surrounding walls, which is at this point unknown.  Historic photos indicate that there 
were once banks of tall windows facing both streets with some sort of casing included; 
however, the photos are not clear enough to show any details otherwise.  The 
applicant’s proposed design is reasonably simple and unadorned to match the current 
façade of the building. However, staff recommends that if some of the window openings 
cannot accommodate the casings, the casings should be omitted from all windows. 
 
The windows themselves are proposed to be wood with aluminum cladding in a one-
over-one configuration.  While this would normally be a restricted material and stle on 
a primary façade, in this case the windows are removed from the public realm and not 
easily visible.  They are also not the original windows.  An existing canopy along the 
south and east façade prevents pedestrians at street level from viewing the windows, 



and the adjacent building to the north isolates those windows from the pedestrian realm 
as well. 

Staff Recommendation Staff recommends approval of case 22LC-014 with the following conditions:  
 
Specific conditions 

1. The exterior modifications shall conform to the design, materials and placement 
presented in Exhibit A of the staff report with the following modifications: 
a) The window casings proposed shall be included only if the structural 

conditions permits; however, all windows on the south and east facades 
should match. 

 
Standard conditions 

2. Any significant alteration from the design approved by the Landmark 
Commission, shall require the request to be returned to the Commission for 
review; 

3. Any additional work will require a separate building permit from the Building 
Department, and may require review by the Landmark Commission and/or the 
City’s Historic Preservation Officer prior to construction; 

4. The Landmark Commission approval shall expire after 2 years if no progress has 
been made toward completion of a project unless the applicant files a request 
for an extension or can show progress toward completion of a project; and, 

5. In accordance with Section 10.110 of the Land Development Regulations, should 
the applicant be aggrieved by the decision of the Landmark Commission, a letter 
requesting an appeal must be submitted to the Historic Preservation Officer 
within 10 days of the Commission decision. Additionally, a Zoning Board of 
Adjustment application must be submitted to the Development Services 
Department by the next respective deadline date. 

 
 
 
Respectfully Submitted, 
   
        
                                                               04/28/2022 
_____________________________________            __________________________ 
Daniel Lunsford                                                                  Date 
Senior Planner                          
 
   
                                                               04/28/2022 
_____________________________________            __________________________ 
Catherine Gorman, AICP                                                   Date 
Assistant Director/HPO         
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New Stamp



 
 

22
02

 M
ec

ha
ni

c
22

02
 M

ec
ha

ni
c

T
he

 B
ui

ld
in

g 
at

 2
20

2 
M

ec
ha

ni
c 

A
ve

 w
as

 b
ui

lt 
in

 1
87

7 
as

 a
 3

 s
to

ry
 w

ith
 a

 m
ul

ti 
ga

bl
ed

 s
la

te
 r

oo
f.

  
It

 is
 k

no
w

n 
as

 
th

e 
R

ey
m

er
sh

of
fe

r 
B

ui
ld

in
g.

  
It

 w
as

 o
nc

e 
on

e 
of

 t
he

 je
w

el
s 

of
 t

he
 “

pe
ri

od
 o

f 
si

gn
ifi

ca
nc

e”
 in

 w
ha

t 
w

o
ul

d 
be

co
m

e 
th

e 
do

w
nt

ow
n 

hi
st

or
ic

 d
is

tr
ic

t.
  

In
 t

he
 e

ar
ly

 1
96

0'
s,

 a
ft

er
 h

ur
ric

an
e 

C
ar

la
, 

th
e 

th
ird

 f
lo

or
 w

as
 r

em
ov

ed
 a

nd
 m

uc
h 

of
 t

he
 e

xt
er

io
r 

ar
ch

ite
ct

u
ra

l f
ea

tu
re

s 
w

er
e 

re
m

ov
ed

 in
 t

he
 n

am
e 

of
 u

rb
an

 r
en

ew
al

. 
 D

ur
in

g 
th

is
 p

ro
ce

ss
, 

th
e 

se
co

nd
 f

lo
or

 w
in

do
w

s 
w

er
e 

re
m

ov
e

d,
 h

al
f 

of
 t

he
 c

av
ity

 f
ill

ed
 w

ith
 f

ire
 b

ric
k,

 a
n

d 
al

um
in

um
 w

in
do

w
s 

w
er

e 
in

st
al

le
d 

in
 e

ac
h,

 n
ow

 s
m

al
le

r,
 o

pe
ni

ng
.

T
he

 s
ca

le
 o

f 
th

is
 1

96
0'

s 
re

m
od

el
 u

nf
or

tu
na

te
ly

 t
oo

k 
th

e
 b

ui
ld

in
g 

fa
r 

ou
ts

id
e 

th
e 

lin
es

 o
f 

co
m

pa
tib

ili
ty

 w
ith

 t
he

 
ot

he
r 

bu
ild

in
gs

 o
f 

w
ha

t 
w

ou
ld

 b
ec

om
e 

th
e 

S
tr

an
d 

/ 
M

ec
ha

ni
c 

lo
ca

l h
is

to
ric

 d
is

tr
ic

t.
  

It
 w

as
 li

st
ed

 in
iti

al
ly

 a
s 

an
 

“in
tr

us
io

n”
 t

o 
th

e 
di

st
ric

t 
un

til
 t

ha
t 

te
rm

 w
as

 a
m

en
de

d 
to

 “
no

n-
co

m
pa

tib
le

”.
  T

hi
s 

bu
ild

in
g 

w
ill

, 
sa

dl
y,

 n
ev

er
 b

e 
th

e 
gr

an
d 

b
ui

ld
in

g 
it 

on
ce

 w
as

. 
 H

ow
ev

er
, 

th
at

 d
oe

sn
't 

m
ea

n 
th

at
 s

te
ps

 c
an

no
t 

be
 t

ak
en

 t
o 

br
in

g 
it 

cl
os

er
 in

to
 t

he
 f

ol
d 

of
 c

o
nf

or
m

at
io

n 
to

 t
he

 d
is

tr
ic

t 
by

 m
at

ch
in

g 
m

at
er

ia
ls

 a
nd

 s
ca

le
 t

o
 t

ho
se

 o
f 

th
e 

or
ig

in
al

 b
ui

ld
in

g.
  

W
e 

as
k 

th
at

 t
he

 
co

m
m

is
si

on
 k

ee
p 

th
is

 b
al

an
ce

 o
f 

gr
an

de
ur

 a
nd

 s
im

pl
ic

ity
 in

 m
in

d 
w

he
n 

co
ns

id
er

in
g 

ou
r 

C
er

tif
ic

at
e 

o
f 

A
pp

ro
pr

ia
te

ne
ss

.

A
ft

er
 p

ur
ch

as
in

g 
th

e 
st

ru
ct

ur
e 

in
 2

00
9

, 
w

e 
pu

t 
ou

r 
en

e
rg

ie
s 

in
to

 m
ak

in
g 

th
e 

gr
ou

nd
 le

ve
l c

on
du

ci
ve

 t
o 

re
ta

il 
bu

si
ne

ss
 o

n 
ou

r 
co

rn
er

. 
 W

e 
re

m
ov

ed
 b

ric
k 

fil
l a

nd
 e

xp
an

de
d 

th
e 

sm
al

l w
in

do
w

s 
to

 t
he

 f
lo

or
 o

f 
th

e 
st

or
e.

  
W

e 
al

so
 r

ep
la

ce
d 

th
e 

al
um

in
um

 d
oo

rs
 a

nd
 w

in
do

w
s 

an
d 

re
pl

ac
ed

 t
ho

se
 w

ith
 p

re
ss

ur
e

 t
re

at
ed

 w
oo

d 
to

 r
es

em
bl

e 
th

e 
si

ze
 a

nd
 s

ca
le

 o
f 

th
e 

or
ig

in
al

 o
pe

ni
ng

s 
an

d 
m

at
er

ia
ls

 a
s 

be
st

 a
s 

po
ss

ib
le

. 
 A

t 
th

e 
tim

e,
 w

e 
w

er
e 

gr
an

te
d 

a 
C

er
tif

ic
at

e 
of

 A
pp

ro
pr

ia
te

ne
ss

 f
or

 t
he

 d
ow

ns
ta

irs
 w

or
k 

an
d 

th
e 

C
an

op
y 

/ 
B

al
co

ny
, 

an
d 

w
e 

w
er

e 
al

so
 g

ra
nt

ed
 a

 
C

O
A

 f
or

 r
ep

la
ci

ng
 t

he
 u

ps
ta

irs
 w

in
d

ow
s.

  
U

nf
or

tu
na

te
ly

, 
at

 t
he

 t
im

e,
 f

in
an

ci
al

 r
es

ou
rc

es
 d

ic
ta

te
d 

th
at

 w
e 

pu
t 

so
m

e 
th

in
gs

 o
n 

th
e 

w
ai

tin
g 

lis
t 

an
d 

th
es

e 
w

in
do

w
s 

w
er

e 
on

e 
of

 t
ho

se
 t

hi
ng

s.

W
e 

ar
e 

no
w

 r
ea

dy
 t

o 
m

ov
e 

fo
rw

ar
d 

w
ith

 t
hi

s 
pa

rt
 o

f 
th

e 
pr

o
je

ct
. 

 W
e 

ha
ve

 d
ec

id
ed

 t
ha

t 
ne

w
 e

ne
rg

y 
ef

fic
ie

nt
 

w
in

do
w

s 
ca

n 
si

m
ul

ta
en

o
us

ly
 m

at
ch

 t
h

e 
si

ze
 a

nd
 m

at
er

ia
ls

 o
f 

th
e 

or
ig

in
al

 o
ne

s 
an

d 
w

ill
 a

ls
o 

m
ee

t 
th

e 
en

er
gy

 
ef

fic
ie

nc
y 

th
at

 a
ll 

ne
w

 b
ui

ld
in

gs
 d

em
an

d.
  A

ft
er

 c
ar

ef
ul

 c
on

si
de

ra
tio

n
, 

w
e 

be
lie

ve
 t

ha
t 

co
re

-t
re

at
ed

, 
so

lid
 w

oo
d 

w
in

do
w

s 
w

ith
 a

 lo
ng

 la
st

in
g 

pa
in

te
d 

al
um

in
um

 c
la

dd
in

g 
to

 b
e 

th
e 

be
st

 o
pt

io
n 

fo
r 

th
e 

su
st

ai
na

bi
lit

y 
of

 t
he

 b
ui

ld
in

g.

T
ha

nk
 y

ou
 f

or
 y

ou
r 

tim
e 

an
d 

co
ns

id
er

at
io

n 
on

 t
hi

s 
m

at
te

r.



 
 

S
ou

th
 F

ac
ad

e



 
 

E
as

t F
ac

ad
e 



 
 

N
or

th
 F

ac
ad

e



 
 

S
ite

 P
la

n



 
 

S
ur

ve
y



 
 

W
in

do
w

 D
et

ai
l



 
 

M
at

er
ia

ls
 L

is
t

●
A

pp
ro

pr
ia

te
 b

ric
ks

 fo
r 

re
pa

ir 
an

d 
re

pl
ac

em
en

t
●

T
re

at
ed

 lu
m

be
r 

fo
r 

fr
am

in
g 

an
d 

tr
im

●
Je

ld
-W

en
 W

in
do

w
s

●
C

us
to

m
 s

tu
cc

o 
re

pa
ir 

w
or

k



 
 



 
 



ATTACHMENT  B 

 

Reymershoffer Building seen from South (early 1900s) 

 

 

Close-up of Above Photo 

 

 

 



 

 

East Façade seen from Trueheart Building (circa 1936) 
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